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Laurie P. Whitten, CZEO, AICP
Director of Development Services
Town of Enfield

820 Enfield Street,

Enfield, CT 06082

Re:POCL; Enfield Existing Conditions
DearDirector Whitten

Thisexisting condition reporis created as part of the ongoimyocess ofipdatingthe Plan of
Conservation and Development (POCD). The report provides a detailed analysis of demographic and
sociaeconomic indicators for the Town of Enfieléhenever possible, thanalysiprovides

comparative daafor Hartford County and the State ob@necticut The aim of the report is to

establish éaseline okxistingdemographic and socioeconomic conditioirs addition, the analysis

seeks tgorovide a deep understanding of these conditions, the dynamic nature of demographics and
socioeconomics,ra the relationships between these demographic and socioeconomic conditions and
land use and municipal governance tlnalip to informpolicy, strategies, andecision making

throughout thePOCDplanning process. The report is orgamiznd presentecasan Executive
Summarynarrativefollowed by thecharts and graphs of key demographic and socioeconomic
indicators. Thenarrativeis intended to both educate the reader about the dynamics of the
demographics and socioeconomiasd to explain how they inform wbout Enfield. In doing so, the
narrative will demonstrate how demographic and socioeconomic conditions relate to land use and
municipal governance. We ask thaetPlanning and Zoning Commission and the POCD Steering
Committeeread this narrative careflyl and familiarize themselves with the data.

Respectfully submitted,

Dt

Donald J. Poland, PhD, AICP
Planning Consultant
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Executive Summaryg Existing Conditions
Introduction

Analyzing the demographics and socioeconomics of a commoiifiélyan opportunity to develop a

deep understanding adhe community and the interconnected relationship between demographics
socioeconomicdand use andmunicipal governanc&omparing existing conditions to historical

trends andfuture projections informs s as towhere the community has beewhere it is likely

heading and whatare potential changes in land use policy that can aigiprovinga commy A (i & Q &
trajectorymoving forward The wealth of understandingained from this analysisvhen properly
interpreted andthen translatedinto the context of market conditions and municiggvernance

offers unigqueinsightsinto the kind ofproblems,andchdlenges thePlan of Conservation and
Development POCDcanseek to solveand the pausiblepolicytools andapproaches community can
employ to guide the community

The POCDis both a physicalan for futureland use and a strategic pléor municipal governancand
investment As a land use plan, the POCR hysical plan for the communitya plan to organize and
manage physical space (land and use) in the commukitya strategic plan for municipal govenca,
the POCD ia capital investmentplanfor the government services, infrastructure, acdmmunity
facilitiesneeded to support thephysical development.e., land usedf the community. As a land use
plan, the POCD (and ti@nd use egulationsyecommends, regulates, andirectly influencsthe
allocation of landby use, density, intensity, and the supportimdrastructures. This creates symbiotic
relationship between land usglanning and real property markets. The PQaml related land use
regulationg influence the supply side oéal propertymarkets byrecommending&ndthen regulating
the amount of land available by use, density, and intensity. This is important tastaddsince
conventional planning perspectives raréynk of land use and government planning as having
influence overeal propertymarkets.

The demographic and socioeconomic analysis presented and discussed in this report is the first step in
understandinghistoricaltrends, existing conditions, and future projectiotmat will allow us to

understand the relationship between land use and market conditions. Ultimately, this will help inform
Enfield as tavhat are plausibleapproaches, strategies, anakerventions to create improvement in the
communitythrough the POCOn addition, theexisting conditiongstablish realistic expectations as to
what ispresently plausibleersus what may be plausible in the futuréhé trajectory of the

community wereto change. For exampl#)e primarydemand drivergor residential and commercial
development argobs, population, household formationand to a lesser degree, household income. If
demand drivers aretagnant or decliningthen demand for new developméenvill be low and it is
unlikelythe community willrealize much newlevelopmentor the redevelopment of existing sites

the reverse is also trueHoweverthrough the POCD planning process, a community can develop
strategies aimed at cultivating an environment job, population, household formatiomnd income
growth to arrest stagnation andecling making new developmerand redevelopmentnore plausible.
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Economy and Market Demand

The demographiand socioeconomianalysign this documenteveal whatwe believeEnfield

intuitively already knowsEnfield at best,is a slow-growth community located within estagnant
metropolitanregion(s)anda slowto-no-growth state.[Please note, this statement and the following
assessment are not intended to be negative in tone or substance. The intent is to provide@veata
matter of fact, honest assessment of existing conditjddafortunately, Connecticuind Metropolitan
Hartford (andMetropolitan Springfieldhave experienced stagnant job growdihd marginal

population growthover the past 30 year&nfield is nbimmune to these regional tends. For example,
OYFTASEt RQa | yydzr £ | @Sdédlirebfrof PretiGRatRéc@ssion higieo? 28 417 in K |
2007 t0 21,601 in 201Tn addition9 Y FA St RQa LR Lz F A2y 3AINRBgGK KI
past decade, fluctuating around 45,000 persons. In Connecticut and Metropolitan Hartbwrskold
formations have been thenly positive demand drivdor the past three decades. Eresults in
householdformations haingbeen theprimary driver of most newlevelopment Household

formations are thecreation of new householdsut of both new population anaxisting households.
Thepositivehousehold formations arenostlythe result of our changingemographic andocial
structurethat are reflected irdecreasinghousehold size andnincreasing number of single person
households thiswill be discussed in greater detail below

a
a

Unfortunately, stagnantor slow growthin demand drivers haveeal consequenced his is especially

true regarding population and the demographic structuviost important,as the demographic

structure ofacommzy A G @ Q& LJ2 LJdzf | G A 2y foriunicip8 go¥ernankeSuasd2 v a S lj «
real. For example, an aging population, with more househoidfixed incomescan result in

decreased housinigvestment, depreciating housing values, and an increased taxed inu@e

compensate for @lepreciationin the total grand list value.

Housing

/| 2y ySOGAOdziQas | FNIF2NR /2dzyieQas YR 9y TFASE RQ3
housing market collapse in 2008 and the great recession in 2009. Median sales value has recovered
from a low of approximately $225,000 in 2013 to approximat@y3000 in 2020 the 2008 high was
approximately $278,000. Closed satéhousingandthe median daga home for sale stayen the

market are trending in positive direction, indicatingtable and possiblgobust housing market. In

addition, the Connectigt and Metropolitan Hartford housing markets have experienced a boost in

2020 from lowmortgageinterest rates andhe influx of16,000 householavho haverelocated from

Metropolitan New Yorlbecause othe COVIEL9 pandemicAll these trends indicate pdsie

momentum in the Enfield housingarket

Even though the overall housing market trends are positive, there are some housing characteristics in
Enfieldda K 2 dzathaysHould dagudelour attention, they may be indicators of possible housing
marketweaknessesnoving forward For example9 y ¥ A S R €tdckiskpgedatihage owner

occupied (75%) andne-unit detached(71%) housing structuressuchstructures typically correlate

3
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with owner occupancyhile singlefamily detached housing hdmsstoricallybeen the predominant

housing producnd consumerpreferencein the United States, Connecticut, and Enfield, the housing
market has seen a shift toward mutamily housing over the past decadere-GreatRecessionnew
constructionof multiF | YAf &8 K2dzaAy3 NBLNBEASYGSR | LILWINRPEAYI (S
construction. PosGreat Recessionmulti-family housing has represented approximately 50% of

| 2yySOGAOdzi Q&4 yS6 K2dza Ay 3 @2WWaSiNbxQidx(2Q/ad |1 yLBLINIRCE?A
/ 2 dzy libésigistocksione-unit detached(singlefamily)> ¢ KAt S 1TM: 2F 9y TFASE RC
unit detached(singlefamily). If the recent shifts toward mukiamily housing continue and it appears

they will be sed on changes in demographic8 vy ¥ AgheRp@r&ent of singkamily housingnay

result in anover-suppliedsinglefamily housingnarketA y G KS ¥ dzii dzZNB ® existfig | RRA G A
housing stocklfoth single and multfamily) is older and aging, thivery fewnew housing units being

built in the past two decade@omparatively to prior decadesJhispossiblyA Y RA OF 4 S&a G KI G ¢
housing stock may be dateldcking modern amenitiegnd that the housing stoakay struggle to

competein the greaer housing market witmewer housinduilt in neighboring communities.

Demographis

Population, that is the totahumber of persons in @mmunity, is only ongariable in understanding

the growth or decline of a community. Other variables, suchagmuilationage, household size, and
household composition are more dynamic variables and indicators that better explairetheg¥aphic
structureof a community and emomic implications opopulatiort this is especially true istagnant

or slow growthcommunities For example, @population growth slows, theemographicstructure of

the population change§.e., the population agesyVhile such alow-movingvariable, ppulation age,

is hard to notice in real time, such slow moving chaimgee demographic structuref a community

provides meaningful insights into the changitigNJ 2 S O 2 NB  2sdcioécon@licy Ydzy A (1 & Qa

The size of busehold (includingfamily househotls) is primarily driven by the social, economic, and
cultural characteristics of thpopulations.Therefore, it ishe changes irdemographics and
socioeconomics thamnostlydrive community change. For examplader populations have fewer
children than yoinger populations. This is important to understand becaassgopulation growth
slows or stagnatesandthe populationof a communityages the number of births andhe number of
childrenin a communitydecreass. Thisdecrease in births and childrehen translates intodeclining
school enroliments declining fertility rategbirth rates)are a key driveof declining school district
enroliments! This example demonstrates the importance of demographic and socioecoraralysis
and how such analysis informs us about planning and the relationship to municipal govarnance
understandng demographic structure and trendslp toinform a community about future needs
associated with government services and facilities.

L PEW Research Center, 2018. The US Total Fertility Rigtime births per women has declined from 3.6 in 1960 to 1.73
in 2018.
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Declinng fertility rates are a key reason why Connecticut, Hartford County, and Enfield are all
experiencingstagnant population growth, an aging population, atetlining school enrollment3he

total fertility rate is the average number of children that wolld bornto a woman if all women lived

to the end of their childbearing years. Since only women have children, and since all women do not live
to the end of their childbearing yeafsr have children)the replacement level of the fertility rate is
between2.1 and 2.3 (births per women) to maintain a stable populatitigher rates result in

population growth and lower rates result in population decline.

Another way of understanding this is to understand how the fertility iateracts with the death rate.
The equation for population growth (not including immigration and migration) is bimtinsisdeaths
equals growth. If births are higher than deaths, the population grows. If births are lower than deaths,
the population declines. Table 1. below shows how fértility rate translates deathand births to
population growth ordeclinedb 2 0 S G KIF G GKS ! vyAGSR {41 0Sa FSNIUAC,
fertility rate is 1.5 both are well belowthe replacement rate$2.1 to 2.3o maintain a stable
population That means, in Connecticut, 27 fewer persons are born for every 100 persons who die.
Excludingoreignimmigration andnternal nationalmigration, given enough time at a 1.57 fertility

NI S / 2yy SOl oddbeEckhéto zed.Lddzf | GA2Y &

Table 1. Median Age

Fertility Rate | Deaths | Births | Replacement Rate
Above Replacemen| 2.4 100 120 +5 Births = Growth
Replacement 2.3 100 115 Stable
Replacement 2.2 100 110 Stable
Replacement USA 2.1 100 105 Stable
BelowReplacement 2.0 100 100 Decline
United States 1.73 100 82 -18 Births = Decline
Connecticut 1.57 100 73 -27 Births = Decline

Declining fertility rateslso reflecteconomic opportunitywealth), educational opportunity
(educatioral attainmen), andthe associatedhangesn socialcultural behaviors thatome with
wealth and educatiod.Most important, these structural changes in our demographics camdwed
across generations. For example, if you are of the Hadxyym generation (borbetween 1946 and
1964 % itQl&kely that you have more siblings than you have children. It is also, ldsly Baby Boomer
you moved out ofyour parentQ Bome, got married, and had your first chiid a younger agéhan
thosein Generation X (born betaen 1965 and 1980) and the Millennial Generation (born between
1981 and 1996)T'hese slowmovingchanges iour socialcultural behaviotthat are hard to notice in
real time are revealed yanalyzingdemographic structur@andpaying close attention to cimges in
socialculturalbehaviors (generation by generatiohe effects of thesslow-movingchangesan be
and often areprofound.

2www. https://en.wikipedia.org/wiki/List_of U.S._states_and_territories_by_fertility rate
3 For example, prioritizing careewer childrearing.
4 PEW Research Center, 2018.
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It is theseslow-movingchangesn demographics and socialltural behaviors thahelp us to better
understand Enfieldradto LJt | y T 2 NJ 9 Wifick thd |atPHCDFadzittezIS0 GPUS Census,
Enfield has experienced stagnant population growth. More important, during this tinfeldEhas
been agingThe age cohort gfersonswho are65 years of agand olderhas been increasing and this
is apopulation cohort that is projected to continue to grow for the next 15 ye&isultaneouslythe
0-19, 2034, and 35 to 64 age cohottiave been contracting anare projecedto declinefurther over
the next 15 yearsTheseOK I y3S3a AY 9YTASESNBORNRDE yA2 VKSA LINR 2B (
population will decline by,000 persondetween 2020 an@040.Enfield is not alone in this aging
trend./ 2 Yy S O AGMFIACEH R Q/aRTapl& Ravd ngarlyttie® years older than the United
States media age. In the context of demographics, this is a large difference in median age.
Connecticut and Enfield are older and aging places that are experiencing economic stagsathbn
economic stagnation iassociated with aging populatiesnAging populationgicrease the percent of
persons and householdgho are retired and on fixed incomeslder householdsire smaller (no
children at home) and older householggend less oconsumergoods and services.

Table 2. Median Age
USA | CT | Enfield
2017 | 37.8 | 40.8 40.4

For example,atired households on average spend half as much as younger family household on retail
goods and personal servicdaut this in the context of Enfield and the impacts of an aging population
becomemore evident. For examplehe contraction in retail occupanghigh vacancy rates and a

struggling regional malih Enfield are not simply the result shifts in the retaiindustry, such as

increases in online shoppinBeclining etail occupancy isalsbKS NX adz G 2F 9y FASE R
populatiort the increase in persons 65 years and old@nd decreasing spending power of this age

cohort.

Other change our national regioral, and locatliemographicstructure, socioeconomicsand social
behaviorshavealsotransformed household structuréor example, in 1960 only 13.0% of housing

units in the United States were occupied B ISNBE 2y K2 dzaSK2f Ra® ¢ 2RI 83 Hy:
stock are occupiebtly 1-person household$Enfield is nbimmune to these changes. Toad9.26 of

9 y T AhdsiRgGtick is occupied bypkrson householdsand40.4% ofEnfieldd &  Ndgolpmies NJ

housing units are -person householdsThese are profound changes in househstidictureand have
meaningful consequences ¢rusehold formationpopulation, income, angurchasing powermore
singleperson households explain continued household formations even though jobs and population
growth have been stagnangingleperson households mean fewer persmr population per housing

5 All housing, demographic, and so&oconomic data provided in this report are sourced from U.S. Census, (20169s
otherwise noted.

6 United States Census, www. https://census.gov (2017).

" United Staes Census, www. https://census.gov (2017).
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unit, and household incomsare constraned to a single salary and purchasing power is diminished by
the absence of a second income.

Another profound trend is the decline married-couple households with childrefunderthe agel8).

In the United States, from 1970 to 2012, thercent ofmarried-couplehouseholds with children

declined from 40.3%0 19.6%9 y T AH8idséh@lds withone or more personander the age of 18

account for only25.9%of householdgoday. That means nearlinree-lj dzr NIi SNE 2 F 9y TA St
units have no school age childremnother data point that explains contracting school enrollments.

The changes in demographic amousehold structuraliscused above are the result dfoth an aging
population andchanges insociatculturalbehaviors. ©day, compared t@rior decades andhe
generationghat camebefore,as a societyve marry later, marry less, avde have fewer childrenAs
household size continisgo decline, @d one- and two-person households continue increase in
percent of total household, household formations will continue to drive the housing market
regardless of job and population growth (decline or stagnation). Most important, with smaller
households, fewefamily households, and more onand-two person households, it is likely that
demand for multifamily housing will remain robust and the singdemily housing demand will soften.

Income, Poverty, and Ethnicity

Income, poverty, and ethnicity are also important seeemnomic indicators that help to inform us
about a community. Forexampl®2,y FA St RQad YSRAlLY K2dzZaASK2f R AyO
RAFFSNByYyUG OGKFIyYy [/ 2yySOGAa Odzi O and $40B0Aong thah Hauforsl K 2 f
County ($72,321)Vhen compared to th&nited States median household incomiapproximately
$62,000,we realize thaEnfield is a wealthy community within a wealthy stateven though the
medianhousehold incomén manyComecticut communitiepushes well above $100,000

2 Y S
R A

The poverty rate in Enfield is relatively low and consistent with Connecticut and Hartford County.

While a low poverty rate is good, it is imperative to recognize and to be concernedghetximately

5502 F 9YTFTASEt RQa K2dzaSK2f Ra Thidntkéns thai the?eNs adgedl fdénand (i K S
and need for the sociadafety net of government services. While much the funding for the seafety

net come from Federal and State government, serdiekvery is provided at the local/municipal level

of government.

LY Mdbdpnz ¢La9 al3IFTAYS dzaSR GKS LIKNI &Sz aidKS 6N
racial composition of our American society. This phrase and trend are still importantierstand

today. As fertility hacontinued to decline overall, the greatest declines in fertility rates have occurred

in white-ethno-European American society. Therefore, higher fertility rates inethno-European

Americans and increased immigratioorn other regions (not Europe) of the world, have and continue

to transform the complexion of America.

Today, only 60.1% of the United States population is Whit®.5% is Hispanic, 13.4% is Black, and the
remaining 8.2% is a variety of other ethnicitiesn@ecticut is 65.9% White, 16.9% Hispanic, 12.2%

7
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Black, and the remaining 5% is a variety of other ethnicities. Enfield is 76.3% White, 11.2% Hispanic,
7.2% Black, and the remaining 5.3% is a variety of other ethnid®#s®d on national and state trends
OYFTASEtRQaA LR LIzZ I GA2y gAft O2yGAydzS (2 RADSNERATER

When assessing a community, wealth is a positive indicator of social and economic prcapetite

LR GSYGdAFf F2NJ Fdzi dzZNB  LINE dnefadRoiiseibld indorBeNSapasie > 9y T
indicator of community prosperityl 2 6 S @S NE / RoprfedOvihhassinivedzand other

statesare now wealthier and gaining wealth faster than Connectibtutddition, Connecticut has

experienced contractiom higherwage employment and growth in lower wage employment. This
YSIFEya GKIF G weathishtosilyisiagnhdni apdfuture growth is questionabldie same is

true for Metropolitan Hartford and Enfield. Wage an@aith stagnation, in the context of poverty

should be concerningsit is likely that thepoverty ratewill increase over time.

Declining wealth and increases in poverty should also raise concerns of economic and racial disparities.
Racecorrelates with income (and poverti) the United StatesTherefore, thepopulations most likely
suffering from poverty are ethnic and racial minoritigfis is important to understand as wentinue

the planningprocess We mustremain cognizant of poverty and rat@ensure thatwe do not create

or further pepetuate disparateeconomic and raciampactsbecause opolicy recommendations

especially when addressing housiigusing affordability, and housing policy

Conclusion

This demographic and socioeconomic analysis of Enfield reveals a dynamic andglangnunity

with both opportunities and challenges in its path. Understanding is the first step to improvement.

2 A0K2dzi GKS dzy RSNBROFYRAY3I YR AyaradakKida Aydz2 GKSE
socioeconomics, it would not be possible to exploit ogipnities, confront challenges, and better plan
F2N) OYFASE RQa FdzidzNBd® ¢KSNBF2NBE>S (GKA&a Fylfeaia
process to frame potential and plausible futures and the policies and strategies to achieve the desired
future outcomes.
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Town of Enfield, Connecticut

Historic Population
Town of Enfield
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Historical Trends: Population
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Source: US Census, American Community Survey

PopulationProjections
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State of Connecticut
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Source: Connecticut Data Collaborative, CT State Data Center, UCONN Library

Annualized Population Growth Rates
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Age Pyramid The largest group:
2020 Males Age 25-29

The smallest group:

2020 Males Age 80-84

12


mailto:dpoland@gomanyork.com

DoNALD J. PoLAND, PHD, AICP
MANAGING DIRECTOR URBAN PLANNING & STRATEGY
860.655.6897 dpoland@gomanyork.com

Town of Enfield
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State of Connecticut
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Ethnic and Racial Composition
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Educational attainment, 2020
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Enfieldschool districts total enrollments
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Hartford County school districts total enroliments
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Households and Socioeconomics
Household Members Composition
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Population with a disability by age
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Below Poverty Level as percent of
UnemployedCivilian Labor Force 16+ years old
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Below Poverty Level as percent of
EmployedCivilian Labor Force 16+ years old
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Housing

Housing by Tenure, Percent
(2018, ACS-$ear estimates)
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1-unit detached
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Median Sales Price
== Connecticut === Hartford County === Enfield

$280K
$260K
$240K
$220K
$200K
$180K
$160K
$140K 7 T T T T T T T T T T T T T T T T T
1-2003 1-2005 1-2007 1-2009 1-2011 1-2013 1-2015 12017 1-2019
1-2004 1-2006 1-2008 1-2010 1-2012 1-2014 1-2016 1-2018 1-2020

Connecticut & Hartford County & Enfield
Each data point is 12 months of activity. Data is from October 30, 2020
MLS Data | All data from SmartMLS. InfoSparks © 2020 ShowingTime.

Closed Sales

== Enfield
700

600
500
400

300 T T T T T T T T T T T T T T T T T T
1-2003 1-2004 1-2005 1-2006 1-2007 1-2008 1-2009 1-2010 1-2011 1-2012 1-2013 1-2014 1-2015 1-2016 1-2017 1-2018 1-2019 1-2020
Enfield
Each data point is 12 months of acivity. Data is from October 30, 2020
MLS Data | Al data from SmartMLS. InfoSparks @ 2020 ShowingTime.

22


mailto:dpoland@gomanyork.com

DONALD J. POLAND, PHD, AICP
MANAGING DIRECTOR URBAN PLANNING & STRATEGY
860.655.6897 dpoland@gomanyork.com

GOMAN
“YORK

Median Days on Market
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2019 Average Wage by Industry (NAICS)
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Source: CT DOL2019Annual Averages Employment & Wages by Industry (QCEWgptate of
Connecticu{Updated: July 22, 2@ https://www!1.ctdol.state.ct.us/Imi/202/202_annualagerasp
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2019 Annual Average Employment as % of
Total Employed by Industry (NAICS)
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DOL, 2019Annual Averages Employment & Wages by Industry (QCEWgptate of Connecticut
(Updated: July 22, 2@ https://www1.ctdol.state.ct.us/Imi/202/202_annualaverage.asp

Unemployment Rate

Month: Annual Average | Measure Type: Percent | Variable: Labor Force
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Annual Average Wage
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Annual Average Employment (Jobs)
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Employment by Business Type
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Inflow/Qutflow Job Counts in 2017

BN 14,767 - Employed in Selection Area, Live Outside
18,709 - Live in Selection Area, Employed Outside
4,069 - Employed and Live in Selection Area
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Enfield as an employment destination

Top 10 homes for workers in Enfield
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